
CERTIFICATE OF NEED APPLICATION

SW Kansas City Senior Community

new 66-Bed Memory Care and Assisted Living Facility

Project #5488 RS

submitted to

Missouri Health Facilities Review Committee
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DIVIDER I: Application Summary

Application Summary shall include the completed forms in the following order:

1.  Applicant Identification and Certification (Form MO 580-1861)

 (see Attachment 2, preceded by amended Letter of Intent, see Attachment 1)

2.  Representative Registration (Form MO 580-1869)

 (see Attachments 3a thru 3c)

3.  Proposed Project Budget (Form MO 580-1863) and detail sheet

 (see Attachments 4a thru 4q)
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DIVIDER I: Attachments
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Attachment 1
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Attachment 2a
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Attachment 3a
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Attachment 3b
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Attachment 3c
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Attachment 4a



Proposed Project Budget Detail Sheet

1. New Construction Costs

$8,694,308 represents the memory care and assisted living portion of the cost of new 
construction with the attached project estimates prepared by O’Reilly BUILD, LLC 
(see Attachment 4c), not including the independent living portion.

2. Renovation Costs

(not applicable)

4.  Architectural/Engineering Fees

$459,900 represents the cost of architectural fees allocated to new ALF construction 
as provided by Stark Wilson Duncan Architects Inc (see Attachment 4d).

5.  Other Equipment (not in construction contract)

     $333,900 was allocated for furniture, laundry, dining and common areas.

6.  Major Medical Equipment

(not applicable)

7.  Land Acquisition Costs

$609,000 is the allocated portion of the cost of the land acquired for this structure 
(see Attachment 7b).

8.  Consultant’s Fees/Legal Fees

$28,900 for entity organization, contracts, real estate purchase, development fee, 
construction management, and accounting setup.

9.  Interest During Construction

$359,100 has been allocated for construction interest.

10. Other Costs

    $2,171,309 has been estimated for surveys, permits, loan commitment fee, appraisal, 
title insurance, marketing, promotional material and advertising.
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Attachment 4b
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Attachment 4c
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Attachment 4d



DIVIDER II: Proposal Description
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DIVIDER II: Proposal Description

Proposal description shall include documents which:

1. Provide a complete detailed project description.

Proposal to construct a 66-bed assisted living facility (ALF) in Kansas City. 
The intent is to have 44 private and 4 semi-private Level 2 ALF rooms, plus 
16 private and 2 semi-private Memory Care rooms. This structure will 
include a total of about 50,050 square foot.

A comprehensive description of the full array of services intended to be 
provided at this new facility is separately provided (see Attachments 5a-d).

2. Provide a timeline of events for the project, from the issuance of the CON 
through project completion. 

(see Attachment 5e)

3. Provide a legible city or county map showing the exact location of the 
proposed facility.

(see Attachment 5f)

4. Provide site plan for the proposed project.

(see Attachment 5g <site plan>)

5. Provide preliminary schematic drawings for the proposed project.

(see Attachment 5h <facility schematic>

6. Provide evidence that architectural plans have been submitted to the DHSS.

(see Attachment 6)

7. Provide the proposed gross square footage.

The proposed square footage of the new facility will be 50,050 square feet.
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8. Document ownership of the project site, or provide an option to purchase.

Attached please find a copy of the Agreement for Purchase and Sale of Real Propert 
which documents the purchase of real estate by Southwest Kansas City (SWKC) Senior 
Community from Chief Pony & Letterguy, LLC (see Attachments 7a-n).

9. Define the community to be served.

The community to be served is primarily defined as the people aged 65 and over who 
reside within the 15-mile radius (see Attachment 5a) from this location who are in need of 
assisted living services.

10. Provide 2020 population projections for the 15-mile radius service area.

The applicant has adjusted the population data based on the applicable Rules process 
using the 2020 projections acquired from the Department of Health and Senior Services. 
The following tables and maps illustrate this information (see Attachments 8a <DHSS 15-
mile zip code and cities maps>, 8b <DHSS 15-mile zip code populations>, and 8c <2020 
Population Projections & Bed Need>).

11. Identify specific community problems or unmet needs the proposal would address.

When the community need methodology of 25 beds per one thousand population 65+ is 
applied to the 112,225 population of 65+ in the 15-mile radius, it results in a total RCF/ALF 
need of 2,806 beds. There are 1,497 licensed and 150 approved RCF/ALF beds in the 
same radius according to the CON published inventory. Thus, there is a statistical surplus 
of 30 RCF/ALF beds in this area, but there is a special exception.

12. Provide historical utilization for each of the past three (3) years and utilization 
      projections through the first three (3) full years of operation of the new LTC beds.

Since this is a new facility, there is projected utilization for the first three full years of 
operation with the addition:

 Year Patient Days

 2020 18,676
 2021 23,360
 2022 24,090
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13. Provide the methods and assumptions used to project utilization.

Utilization projections are based on local experience of the Applicant in its existing 
assisted living facility to which an addition is being requested.

14. Document that consumers needs and preferences have been included 
     in planning this project and describe how consumers had an opportunity 
     to provide input.

Consumer needs in the community will be met by this 60-bed assisted living facility 
addition because the care model will focus on the basic care needs of the residents. 
These services are currently of very limited availability in the area.

Interested persons were also notified of this application via newspaper Public Notice 
in the June 6, 2017, edition of the Kansas City Star (see Attachment 11e).

15. Provide copies of any petitions, letters of support or opposition received.

The following letters of support (see Attachments 9a-b):

 • Senator Jason Holsman, 7th District 
 • Representative Jack Bondon, District 56
 

page 17 of 63



DIVIDER II: Attachments
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Attachment 5a
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Attachment 5b
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Attachment 5c



Attachment 5d
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Attachment 5e
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Attachment 5f
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Attachment 5gSite Plan
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Schematic

Attachment 5h

Memory CareAssisted Living
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Attachment 6

From: Tim Wilson <twilson@swdarchitects.com>
Subject: SW Kansas City Senior Community Project No. 5488 RS
Date: June 15, 2017 at 3:41:21 PM CDT
To: "'East, David'" <David.East@health.mo.gov>
Cc: Tom Piper <macquest@mac.com>, Scott Auman 
<sauman@swdarchitects.com>

Hi	David,
	
A*ached	are	the	schema2c	plans	for	a	new	senior	community	in	Kansas	City	
that	we	are	submi>ng	for	C.O.N.	later	this	month.		Please	call	or	e-mail	if	you	
have	any	ques2ons	or	concerns.
	
Thanks,
Tim Wilson  AIA, NCARB
Principal

	
STARK WILSON DUNCAN ARCHITECTS INC
315 Nichols Road, Suite 228
Kansas City, Missouri  64112
816.531.1698
www.swdarchitects.com
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Attachment 7a
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Attachment 7b
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Attachment 7c



page 31 of 63

Attachment 7d
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Attachment 7e
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Attachment 7f
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Attachment 7g
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Attachment 7h
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Attachment 7i
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Attachment 7j
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Attachment 7k
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Attachment 7l
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Attachment 7m
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Attachment 7n
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Attachment 8a
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Attachment 8b
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Attachment 8c
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Attachment 8d

Bed Need Calculations
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Attachment 9a
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Attachment 9b



DIVIDER III: Community Need Criteria and Standards
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DIVIDER III: Community Need Criteria and Standards

Document the following, if applicable:

1. For ICF/SNF beds, address the population-based bed need methodology of fifty-
three (53) beds per one thousand (1,000) population age sixty-five (65) and older.

(not applicable)

2. For RCF/ALF beds, address the population-based bed need methodology of 
twenty-five (25) beds per one thousand (1,000) population age sixty-five (65) and 
older.

The population data provided by the Department of Health and Senior Services was 
included in Divider II. The percentage adjustments by the applicant to accommodate zip 
code population inside the 15-mile radius were also included in Divider II. 

An inventory of existing and approved RCF and ALF facilities inside the 15-mile radius is 
provided (see Attachment 10a), as well as a map showing the location of these facilities 
(see Attachment 10b). Based on this data, there is a 30-bed surplus of RCF/ALF beds in 
the 15-mile radius for the year 2020 as follows:

 Unmet Need = (25 x P) - U
 
  Where:
  25 = RCF/ALF need rate per 1,000 population age 65+
   P = Year 2015 population in the 15-mile radius
   U = Number of existing and approved beds in 15-mile radius
 
 Unmet Need = (0.025 x 64,693) - 1,647 = 30 bed surplus

3.  Document any alternate need methodology used to determine the need for 
additional beds such as LTCH, Alzheimer’s, mental health or other specialty beds.

Special exceptions apply because the actual market area is the 7-mile radius in which 
there is a 69-bed unmet RCF/ALF need (see Attachment 10c) as the alternative to the 
15-mile radius specified by CON. This area has also recently experienced rapid growth.

4.  For any proposed facility which is designed and operated exclusively for 
     persons with acquired human immunodeficiency syndrome (AIDS), provide 
     information to justify the need for the type of beds being proposed.

(not applicable)

5. If the project is to add beds to an existing facility, has the facility received a Notice 
of Noncompliance within the last 18 months as a result of a survey, inspection or 
complaint investigation? If the answer is yes, explain.

 (not applicable)



DIVIDER III: Attachments
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Attachment 10a
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Attachment 10b
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Attachment 10b



DIVIDER IV: Financial Feasibility Criteria and Standards
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DIVIDER IV: Financial Feasibility Criteria and Standards

Document the following, if applicable:

1. Document that the proposed costs per square foot are reasonable when 
    compared to the latest “RS Means Construction Cost data”.

Actual new construction cost is $173.72 per square foot (see Attachment 4c), 
which is slightly more than the 3/4 percentile of $167.08 per square foot for RS 
Means for the Kansas City area (see Attachment 11a).

2. Document that sufficient financing is available by providing a letter from 
    a financial institution or an auditors statement indicating that sufficient 
    funds are available.

A letter of definite interest from the Springfield First Community Bank demonstrates 
loan commitment, and a letter from Victory Bookkeeping LLC also confirms that 
adequate unrestricted funds are available to cover the rest (see Attachments 11b-c).

3.  Provide Service-Specific Revenues and Expenses (Form MO 580-1865) for 
     the latest three (3) years, and projected through three (3) years beyond 
     project completion.
     
     Since this is a new facility, there is are projections for the full years of 2020 to 2022 

(see Attachment 11d).

page 55 of 63



4.  Document how patient charges were derived.

Charges are based on extensive experience of the Applicant in numerous other 
long-term care facilities currently in operation in Missouri, and localized for this 
specific area.

5.  Document responsiveness to the needs of the medically indigent.

Because this is a full-function assisted living facility which will not be eligible for 
public reimbursement such as Medicare or Medicaid, there are other provisions for 
discounted services. Provisions will be made to allow residents to relocate to more 
affordable apartments, including the option to share an apartment, and assistance 
will be provided in securing other benefits to offset rising costs. Third-party providers 
will be utilized when Medicare or Medicaid services are available per physician 
order. Residents with limited resources will also be referred to other services who 
provide indigent care.

Interested persons were also notified of this application via newspaper Public Notice 
in the June 6, 2017, edition of the Kansas City Star (see Attachment 11e).

6.  For a proposed new skilled nursing or intermediate care facility, what percent 
of your admissions would Medicaid eligible on the first day of admission or 
become Medicaid eligible within 90 days of admission?

(not applicable)

7.  For an existing skilled nursing or intermediate care facility proposing to add 
beds, what percent of your admissions is Medicaid eligible on the first day of 
admission or becomes Medicaid eligible within 90 days of admission?

(not applicable)
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DIVIDER IV: Attachments

page 57 of 63



page 58 of 63

Attachment 11a
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Attachment 11b
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Attachment 11c
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Attachment 11d



Attachment 11e
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END of

CERTIFICATE OF NEED APPLICATION

SW Kansas City Senior Community

new 66-Bed Memory Care and Assisted Living Facility

Project #5488 RS

page 63 of 63


